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INTRODUCTION

Entering downtown Rockford from the east on State Street, there are a mix of highway commercial,
office, and institutional land uses in various stages of development and redevelopment. The East
State and Alpine Redevelopment Project Area is centrally located along State Street between
downtown Rockford and the [-39/90 interchange. The City of Rockford and existing property
owners within the Project Area are seeking to foster growth and redevelopment within the area.
The East State and Alpine Redevelopment Project Area contains 85 parcels and is approximately
128 acres in area. The Project Area stretches along State Street/Highway 20 from Dempster Road
on the east, to just past Fairview Boulevard on the west. Although it functions as an important
gateway into downtown Rockford from the east, the district lacks a cohesive identity or strategy to
attract development and continued investment. The Project Area does benefit from the
commitment of local property and business owners who in 2005 formed a neighborhood business
association, known as Miracle Mile Rockford, and are working to formulate strategies aimed at
creating a successful commercial corridor.

With the recognized goals of conserving the taxable value of land and buildings and protecting the
character and the stability of the commercial, industrial, recreational, and residential areas within
Rockford, the City has decided to take direct action to encourage redevelopment efforts within the
Project Area. City officials have determined that, without direct municipal involvement and
financial assistance, the City’s goals and objectives for this area cannot be met. To encourage new
investment in the East State and Alpine Road area, the City of Rockford has created the following
East State and Alpine Road Redevelopment Plan and Program (the “Redevelopment Plan”) to
identify an effective approach to facilitate development.

The Redevelopment Plan seeks to respond to a number of issues and needs within the Project Area
that have contributed to the inability to achieve the vision established by the City and identified in
the Rockford 2020 Plan. This Redevelopment Plan is also indicative of a strong commitment on the
part of the City to continue the revitalization of the downtown area by capitalizing on immediately
adjacent redevelopment opportunities. The goal of the Redevelopment Plan is to strengthen the
commercial and office components of the Project Area, through the improvement of existing
facilities and redevelopment of existing obsolete and blighted buildings or vacant land for new and
expanded uses. This plan is intended to provide a framework for improvements within the Project
Area over the 23-year life of a TIF district, including redevelopment goals, recommended land uses,
and a budget of estimated project costs.
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REDEVELOPMENT PROJECT AREA DESCRIPTION

The Project Area is generally bound by Morsay Drive to the north, Alpine and Dempster Roads to
the east, the Alpine Hills Golf Course and Oak Grove Rd to the south, and just beyond Fairview
Blvd on the west. Consisting of 85 parcels that cover 128 acres, with a total of 67 structures, and
approximately 25.8 acres of right-of-way, the Project Area supports a mixture of land use types
including commercial, institutional, and office uses. Figure A illustrates the boundaries of the
Project Area.

Land uses within the Project Area are mostly commercial in nature; the majority of which are older
1960’s and 70’s commercial strip center buildings. The median age of the Project Area buildings is
35 years old, with less than 11% of the buildings built after 1990. Pockets of vacancy exist
throughout the district, most notably in the underused and vacant Jewel site. Although recent
investment has occurred in the Project Area - the Peak Fitness Center, located on the north side of
State St and east of Lynmar Ct, was built in 1998 - the district has not experienced substantial
revenue generating reinvestment in many of the older buildings and sites.

Tax increment financing is permitted in Illinois under the "Tax Increment Allocation
Redevelopment Act" (Chapter 65 ILCS 5/11-74.4-1, et seq.) of the lllinois Statutes as amended
(hereinafter referred to as the "Act"). This financing mechanism is only applicable in areas that
meet certain specifications outlined in the Act.

In March of 2006, a study was undertaken, consistent with the Act and related procedural
guidelines, to determine the eligibility of the Project Area. These eligibility findings indicate that
the proposed Project Area meets the statutory requirements of a “conservation area,” and is eligible
for designation as a Tax Increment Financing Redevelopment Project Area.

As detailed in Appendix A of this Redevelopment Plan, the Project Area is eligible for designation
as a “conservation area” due to the predominance and extent of the following factors:

Deterioration of Structures and Surface Improvements
Excessive Vacancies

Deleterious Land Use/Layout

Lack of Community Planning

A wWN =

The legal description of the Project Area boundary follows.
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Legal Description

To be provided by the City
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Legal Description (Continued)

To be provided by the City
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Figure A - Project Area Boundary
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Figure B - Existing Land Use
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REDEVELOPMENT GOALS AND OBJECTIVES

These overall goals and objectives are intended to guide redevelopment decisions within the
Project Area. The goals and objectives of the Redevelopment Plan are both those articulated in the
Illinois Tax Allocation Redevelopment Act, and those stated in the Rockford 2020 Plan: Entering
the 21* Century that are applicable to the Redevelopment Project Area. They are summarized as
follows:

o Encourage infill development of vacant and underutilized land that is surrounded by
developed land and offset high land assembly costs that have been detrimental to orderly
development.

o Develop effective stormwater management plans to protect the City’s water supply and
natural environment, promote economic justice, public health and safety.

o Improve the image and viability of major gateways into the City of Rockford, including East
State Street, more specifically to influence purposeful development of an attractive
entrance to the Rockford Community.

o Create public and private partnerships between the City, business owners, and residents to
provide quality infrastructure, zoning control, property maintenance, economic
development, and public financing of corridor/gateways.

o Provide a safe and efficient transportation system throughout the City, while minimizing
the impact of arterials and highways on adjacent residential uses. Provide a physical
environment that encourages walking and biking and that through its location, design, and
maintenance allows safe and accessible travel.

o Promote, retain, and attract businesses that provide a diverse base of employment
opportunities and that will be sustainable over time encouraging further investment.
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REDEVELOPMENT PLAN

The revitalization of the Project Area is a large and complex undertaking that presents many
challenges and opportunities for the City. The success of this effort will depend on the cooperation
between the private sector and the local government. Public and private development efforts have
not, as yet, been able to stimulate the comprehensive revitalization of the designated Project Area.
The adoption of this Redevelopment Area Plan and Program will aid in the implementation of the
goals and objectives identified in the Rockford 2020 Plan and will assist in stimulating
redevelopment and rehabilitation in this area which otherwise could not reasonably be anticipated
to develop without the adoption of this Plan and Program. Through public investment, the area
will become an environment and setting that will attract private investment.

The Act describes the Redevelopment Plan as “the comprehensive program of the municipality for
development or redevelopment intended by the payment of redevelopment project costs to reduce
or eliminate those conditions, the existence of which qualified the redevelopment project area as a
blighted area or conservation area, and thereby serves to enhance the tax bases of the taxing
districts which extend into the redevelopment project area.”

The successful implementation of the Redevelopment Area Plan and Program requires that the City
take full advantage of the real estate tax increment attributed to the Project Area as provided for by
the Act. The Project Area would not reasonably be developed and improved without the use of
such incremental revenues.

Purpose of the Redevelopment Plan

Pursuant to the Act, the purpose of a Redevelopment Plan for a Project Area is to promote the
health, safety, morals, and welfare of the general public by:

1. Eradicating blighting conditions and instituting conservation measures;

2. Removing and alleviating adverse conditions by encouraging private investment of
underutilized and vacant properties which will strengthen the economy, tax base,
business environment, and living environment;

3. Improving existing public utilities within the area; and

4. Enhancing the overall quality of the City of Rockford.

Redevelopment Project Activities

The focus of the Project Area redevelopment is the creation of new retail, office, and institutional
uses that compliment the existing auto-oriented character of the Area, while also creating a
transition between the 1-90 interchange and big-box retailers and the pedestrian quality of
downtown Rockford. The TIF will allow for the continued redevelopment of the State Street
Corridor by stimulating the creation of new commercial projects. The redevelopment projects will
have the extra advantage of the availability of vacant sites, in addition to the typical economic tools
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available. While ‘commercial’ is the general land use designation for the properties at the East State
and Alpine Road intersection, there are two specific redevelopment sites identified in the plan that
can work to stimulate interest and development within the area. Overall, the following
redevelopment activities will contribute to the long-term economic health and vitality of the City of
Rockford.

It must be noted that the Redevelopment Land Use Plan shall serve as a guideline for the Project
Area. It is not meant to establish specific requirements and should not be rigidly interpreted.
Adjustments may be made in response to market conditions and other key factors as long as they
remain consistent with the City’s overall goals and objectives. The 2020 Comprehensive Plan has
been used as a foundation for the redevelopment activities and the Redevelopment Plan reflects the
latest interpretations of the desired goals for the Project Area.

This section of the redevelopment plan describes the preferred redevelopment opportunities within
the Project Area. These redevelopment opportunities include projects that may require assemblage
of property, the demolition of existing buildings, rehabilitation of existing structures, the
construction of new buildings, infrastructure upgrades, and circulation improvements.

The existing conditions and desired vision for the properties within the Project Area has resulted in
an overall commercial designation for the entire Project Area, with an opportunity to create smaller
nodes of activity and unique land uses (see Figure C - Future Land Use). The following describes a
four-pronged approach to redevelopment activities anticipated for the project area.

1. Redevelopment Projects

a. Redevelopment Site A. Often referred to as the Magna/)Jewel Osco site, Site A is located
on the south side of State Street, across the street from the Domino’s Pizza strip center
and west of Shooter’s Bowling Alley and is occupied by a vacant Jewel Grocery, the Del
Marty Strip Center Plaza, and the Boardwalk Strip Center. Existing parking lots cover
about half of the site. In its present condition, Site A exhibits characteristics of building
and site deterioration, vacancy, deleterious layout, and age.

Redevelopment projects were chosen with consideration for those which have the
greatest potential to produce the maximum benefit with the least investment. lts
location and visibility, signalized intersection, and size (11.9 acres) provide a high-
profile redevelopment opportunity within the Project Area. A concept sketch is
inctuded to help visualize the overall organization of Redevelopment Site A (Figure D).
It is important to note that the attached sketch is not intended to establish specific
requirements, but rather to provide a concept for the site that embraces the following
principles:

« Take advantage of the signalized intersection with one primary access point
from State Street, and secondary access points on either side of the existing
bowling alley

« Organize buildings around open space/plaza with opportunity to bring the creek
above ground

e Create more of a pedestrian feel with buildings oriented toward the center of the
site, rather than fronting busy State Street
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o Limit the grouping of parking aisles and break up parking rows with landscape
islands, pedestrian crosswalks, and bump-outs

» Recruit a mix of commercial users, including retail, office, and restaurants

« Development should be of high quality architecture and building materials

« Create landscape buffers between parking and adjacent residential uses

« Buildings should be set close to State Street, but can be cut-off at corners to
provide prominent entryways to buildings and visibility into the site

b. Redevelopment Site B. The second location chosen to create the greatest impact in the
Project Area is the Ford Dealer/Alpine Inn Motel site. Its prime location at the
intersection of State Street and Alpine Road and visibility make Redevelopment Site B
an important opportunity site within the Project Area.

o Redevelopment Site B is approximately 14.6 acres and includes the Alpine Inn
Motel, the Ford Dealership, and the Kia Dealer.

o With the proposed sale of the prominent 5-acre Alpine Inn Motel, continued
marketing of the site and attraction of a new user for the site is essential.

« Redevelopment options include expansion of the existing Ford Dealership
business, with a possible showroom fronting State Street or attraction of a new
auto dealership; building upon the existing Bailey’s and Peak fitness centers
with a health/fitness retailer or associated user; or attracting an
entertainment/nightlife user to the site.

» The overall district and Site B will remain auto-oriented in nature, but
improvements to building facades, circulation, signage, landscaping, and the
State and Alpine intersection are vital to its redevelopment,

2. Infill Development. Throughout the Project Area, opportunities for infill development exist.
A major component of the Rockford 2020 Plan, infill development has the effect of using
existing utilities and roads, can reuse existing buildings and developed sites, and creates
development within proximity to existing residential neighborhoods, retail, and community
facilities. This type of development further avoids the extension of infrastructure that is
necessary to support new greenfield sites. The infill approach to redevelopment in the
Project Area includes attracting new users such as restaurants and smaller retailers to the
vacant commercial units that front Morsay Drive and other underutilized sites.

Within the larger sites and strip centers, there may be an opportunity to expand existing
buildings or attract new businesses with the addition of buildings and redesigned site
layouts. Redesigned site configurations should champion the principles described in the
above redevelopment sites, reduce the impact of parking and add retail/office square
footage to the Project Area. Commercial parking standards should reflect the variety of land
uses, create reasonable cross-access between sites, and allow for shared parking between
commercial uses.

3. Commercial Character and Amenities. Improvements to the character of the Project Area
are integral to improving its image and unifying the district. The streetscape along State
Street, while it will remain auto-oriented, should be improved to encourage pedestrians and
create a more attractive and inviting commercial area. Streetscape improvements such as
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coordinated street trees, new sidewalks, lighting, and benches are encouraged. Additional
improvements to the overall character of the Project Area include, but are not limited to:

o Support for the rehabilitation and expansion of existing buildings;

» Landscape screening in front of buildings to soften appearance and add visual interest;

» Parking lot landscaping to break up large parking areas;

« Coordination with the Park District to determine the viability of continuing the Keith
Creek restoration, along the northern boundary of the Project Area (north of Moray Dr)
and under the parking lot of the Jewel site into the Alpine Hills Golf Course with new
plantings, landscape buffering and any possible trail connections or a pedestrian bridge;

« Improvements to pedestrian access and the creation of public spaces, that are removed
from the busy feel of State Street; and,

« Coordinated signage, lighting, and banners identifying the district throughout the
project area.

4. Traffic and Circulation Patterns. The Project Area lacks a clear or unified circulation system.
There are frequent curb cuts from State Street and two or three access points are not
uncommon at some sites. With the goal of promoting safety, efficiency, and an attractive
environment throughout the Project Area, the City may choose to initiate a traffic study to
determine how circulation from State Street and at the State and Alpine intersection can be
improved. Even more detrimental to the Project Area is the lack of clear circulation within
the interior sites. The majority of sites lack separation between drive aisles, landscape
parking islands, or clear traffic patterns for vehicles and pedestrians. While cross-access
between sites is prevalent, it is so common that it creates a situation where a car could
avoid State Street and use the retail sites as a traffic cut through. This configuration creates
the possibility of confusing and dangerous traffic patterns. Interior circulation patterns
should provide an efficient and safe experience for both vehicles and pedestrians, with
landscaped medians, marked travel lanes and striped pedestrian cross-walks. Access
between sites should be limited to one access drive, rather then permitted throughout an
expansive parking area.
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